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EXECUTIVE SUMMARY

This study calculates potential impact fees that could be adopted by Santa Rosa County for roads,
parks and law enforcement facilities. In an attempt to make the fee calculations easier to follow,
numbers in a table that are inputs into another table are highlighted in red.

Background

The County adopted road impact fees in late 2005 (see Table 1) and initially suspended them in eatly
2009, so they were in effect for about three years. The suspension on the collection of the fees
continued until the road impact fee ordinance was repealed in 2015. The road impact fees assessed in
urban and rural areas differed based on the cost of constructing roads to urban or rural standards.

Table 1. Previous Road Impact Fees

Land Use Type Unit Urban Rural
Single Family Detached Dwelling $2,090 $1,222
Attached Housing Dwelling $1,280 $749
Multi-Family Dwelling $1,468 $858
Mobile Home Park Space $1,090 $637
Commercial/Retail, under 100,000 sq. ft. 1,000 sq. ft. $2,833 $1,657

Commercial/Retail, 100,000 -199,999 sq. ft. 1,000 sq. ft. $3,611 $2,112
Commercial/Retail, 200,000 - 399,999 sq. ft. 1,000 sq. ft. $3,901 $2,282

Commercial/Retail, 400,000 sq. ft. + 1,000 sq. ft. $4,440 $2,596
Convenience Retail 1,000 sq. ft. $7,751 $4,533
Walk-in Bank 1,000 sq. ft. $5,343 $3,125
Drive-Thru Bank Lane $7,020 $4,105
Hotel/Motel Room $1,366 $799
Movie Theatre 1,000 sq. ft. $4,635 $2,710
Quality Restaurant 1,000 sq. ft. $5,668 $3,315
High-Turnover Restaurant 1,000 sq. ft. $6,677 $3,905
Fast Food Restaurant 1,000 sq. ft. $8,684 $5,078
Car Sales 1,000 sq. ft. $4,377 $2,560
Pharmacy with Drive-Thru 1,000 sq. ft. $3,086 $1,805
Service Station Fuel Stn. $1,770 $1,035
General Office, under 100,000 sq. ft. 1,000 sq. ft. $2,209 $1,292
General Office, 100,000 -199,999 sq. ft. 1,000 sq. ft. $1,574 $921
General Office, 200,000 - 399,999 sq. ft. 1,000 sq. ft. $1,676 $980
General Office, 400,000 sq. ft. + 1,000 sq. ft. $1,489 $871
Medical Office 1,000 sq. ft. $4,709 $2,754
Hospital 1,000 sq. ft. $1,377 $806
Nursing Home 1,000 sq. ft. $799 $467
Church/Synagogue 1,000 sq. ft. $809 $473
Day Care Center 1,000 sq. ft. $2,071 $1,211
General Industrial 1,000 sq. ft. $1,331 $778
Warehouse/Storage 1,000 sq. ft. $947 $554
Mini-Warehouse 1,000 sq. ft. $410 $239

Source: Previously adopted road impact fee schedule provided by Santa Rosa County;
January 22, 2020 (same as maximum fees from Dr. James C. Nicholas, Technical
Memorandum on the Methods of Calculating Roads Impact Fees, September 2005, with the
exception that the convenience retail fee was subsequently added).
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Executive Summary

Study Findings

Unlike the County’s previous road impact fee study, the road impact fees calculated in this report do
not differentiate fees by rural and urban areas. The road impact fees calculated in this study exclude
minor collector roads, and the County’s major collector and arterial roads are designed to move traffic
throughout the county.

This study reduces the number of land use categories to be included in the fee schedule by combining
specific retail/commercial and public/institutional uses into single categoties. The fee for the
retail/commercial category is based on the trip generation rate for shopping centers, which encompass
a broad range of land uses, and account for internal capture. The fee for the broad public/institutional
category is based on trip generation for nursing homes, which is the lowest of these types of uses.
Definitions for the proposed land use categories are provided in Appendix C.

The potential road, park and law enforcement impact fees calculated in this study are summarized in
Table 2. These fees would be assessed only in the unincorporated area (although the road fee is
calculated county-wide and could also be assessed on new development within the municipalities by
interlocal agreement). The County may want to divide the county into multiple benefit districts for
the park fee to provide a stonger connection between need and benefit, as discussed in the Service
Areas and Benefit Districts chapter.

Table 2. Potential Road, Park and Law Enforcement Impact Fees

Land Use Type Unit Roads Parks Law Total
Single-Family Detached* Dwelling $2,114 $495 $404 $3,013
Multi-Family, Low-Rise (1-2 stories) Dwelling $1,640 $465 $250 $2,355
Multi-Family, Mid-Rise (3+ stories) Dwelling $1,217 $465 $250 $1,932
Mobile Home/RV Park Space $1,120 $386 $345 $1,851
Retail/Commercial 1,000 sq. ft. $2,908 n/a $231 $3,139
Office 1,000 sq. ft. $2,282 n/a $226 $2,508
Industrial 1,000 sq. ft. $1,056 n/a $99 $1,155
Warehouse 1,000 sq. ft. $471 n/a $42 $513
Mini-Warehouse 1,000 sq. ft. $407 n/a $10 $417
Public/Institutional 1,000 sq. ft. $1,000 n/a $136 $1,136

*includes mobile home not in a mobile home park
Source: Table 12 (roads), Table 21 (parks), and Table 32 (law enforcement).

Santa Rosa County, Florida duncan‘associcﬂes
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Executive Summary

Comparative Fees

A recent survey was conducted of impact fees charged by the 31 Florida counties that currently assess
impact fees. The survey results for total impact fees (excluding water and wastewater) for a typical
single-family detached unit are illustrated in Figure 1 below. The County recently adopted school
impact fees of $5,000 per single-family unit. If the County also adopts the fees calculated in this
report, it would still be on the low end of Florida counties that charge impact fees.

Figure 1. Total Single-Family Non-Utility Impact Fees, Florida Counties
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Source.: Potential total fees for Santa Rosa County from Table 2 plus $5,000 school impact fee; other county total
non-utility fees from Duncan Associates in association with Georgia State University College of Law, National Impact
Fee Survey: 2019, August 2019 (http://growthandinfrastructure.org/ resources2/).
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LEGAL FRAMEWORK

Impact fees are a way for local governments to require new developments to pay a proportionate share
of the infrastructure costs they impose on the community. In contrast to traditional “negotiated”
developer exactions, impact fees are charges that are assessed on new development using a standard
formula based on objective characteristics, such as the number and type of dwelling units constructed.
The fees are one-time, up-front charges, with the payment usually made at the time of building permit
issuance. Essentially, impact fees require that each new development project pay its pro-rata share of
the cost of new capital facilities required to serve that development.

Since impact fees were pioneered in states like Florida that lacked specific enabling legislation, such
fees have generally been legally defended as an exercise of local government’s broad “police power”
to regulate land development in order to protect the health, safety and welfare of the community. The
courts have developed guidelines for constitutionally-valid impact fees, based on “rational nexus”
standards. The standards essentially require that the fees must be proportional to the need for
additional infrastructure created by the new development, and must be spent in such a way as to
provide that same type of infrastructure to benefit new development. A Florida district court of
appeals described the dual rational nexus test in 1983 as follows, and this language was quoted and
followed by the Florida Supreme Court in its 1991 St. Johns County decision:

In order to satisfy these requirements, the local government must demonstrate a reasonable connection,
or rational nexus, between the need for additional capital facilities and the growth in population
generated by the subdivision. In addition, the government must show a reasonable connection, or
rational nexus, between the expenditures of the funds collected and the benefits accruing to the
subdivision. In order to satisfy this latter requirement, the ordinance must specifically earmarfk the
Jfunds collected for use in acquiring capital facilities to benefit the new residents.

Florida Statutes

The 2006 Florida Legislature passed Senate Bill 1194, which established certain requirements for
impact fees in Florida. The bill, which became effective on June 14, 20006, created a new Section
163.31801, Florida Statutes. It was most recently amended in 2019 by House Bill 7103, which was
enacted by the Legislature on May 3, 2019. The current Florida Impact Fee Act reads as follows:

163.31801 Impact fees; short title; intent; minimum requirements, andits; challenges.--
(1) This section may be cited as the “Florida Impact Fee Act.”

(2)  The Legislature finds that impact fees are an important source of revenue for a local government to use in

funding the infrastructure necessitated by new growth. The Legislature further finds that impact fees are an
outgrowth of the home rule power of a local government to provide certain services within its jurisdiction. Due
to the growth of impact fee collections and local governments’ reliance on impact fees, it is the intent of the
Legislature to ensure that, when a county or municipality adopts an impact fee by ordinance or a special district
adopts an impact fee by resolution, the governing authority complies with this section.

Santa Rosa County, Florida duncan|cssoci01e5
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Legal Framework

(3) At a minimum, an impact fee adopted by ordinance of a county or municipality or by resolution of a
special district must satisfy all of the following conditions:

(a)  The caleulation of the impact fee must be based on the most recent and localized data.

(b)  The local government must provide for accounting and reporting of impact fee collections and
expenditures. If a local governmental entity imposes an impact fee to address its infrastructure needs, the entity
must account for the revennes and expenditures of such impact fee in a separate accounting fund.

(c)  Administrative charges for the collection of impact fees must be limited to actual costs.

(d)  The local government must provide notice not less than 90 days before the effective date of an
ordinance or resolution imposing a new or increased impact fee. A connty or municipality is not required to wait
90 days to decrease, suspend, or eliminate an impact fee.

(¢) Collection of the impact fee may not be required to occur earlier than the date of issuance of the
building permit for the property that is subject to the fee.

(1) The impact fee must be proportional and reasonably connected to, or have a rational nexus with,
the need for additional capital facilities and the increased impact generated by the new residential or commercial
construction.

(g) The impact fee must be proportional and reasonably connected to, or have a rational nexus with,
the excpenditures of the funds collected and the benefits accruing to the new residential or nonresidential
construction.

(h) The local government must specifically earmark funds collected under the impact fee for use in
acquiring, constructing, or improving capital facilities to benefit new users.

(1) Revenues generated by the impact fee may not be used, in whole or in part, to pay existing debt or

for previously approved projects unless the expenditure is reasonably connected to, or has a rational nexus with,
the increased impact generated by the new residential or commercial construction.

(4) The local government must credit against the collection of the tmpact fee any contribution, whether identified
in a proportionate share agreement or other form of exaction, related to public education facilities, including
land dedication, site planning and design, or construction. Any contribution must be applied to reduce any
edncation-based impact fees on a dollar-for-dollar basis at fair market value.

(5) 1f a local government increases its impact fee rates, the holder of any impact fee credits, whether such credits
are granted under 5. 163.3180, 5. 380.06, or otherwise, which were in existence before the increase, is entitled
to the full benefit of the intensity or density prepaid by the credit balance as of the date it was first established.
This subsection shall operate prospectively and not retrospectively.

(6) Audits of financial statements of local governmental entities and district school boards which are performed
by a certified public accountant pursuant to s. 218.39 and submitted to the Auditor General must include an
affidavit signed by the chief financial officer of the local governmental entity or district school board stating that
the local governmental entity or district school board has complied with this section.

(7)  In any action challenging an impact fee or the government's failure to provide required dollar-for-dollar
credits for the payment of impact fees as provided in 5. 438 163.3180(6)(h)2.b., the government has the burden
of proving by a preponderance of the evidence that the imposition or amount of the fee or credit meets the
requirements of state legal precedent and this section. The court may not use a deferential standard for the benefit
of the government.

Santa Rosa County, Florida duncan‘cssooicﬂes
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Legal Framework

(8) A county, municipality, or special district may provide an exception or waiver for an impact fee for the
development or construction of housing that is affordable, as defined in 5. 420.9071. If a county, municipality,

or special district provides such an exception or waiver, it is not required to use any revenues to offset the impact.

(9) This section does not apply to water and sewer connection fees.

Key provisions of the Florida Impact Fee Act in effect prior to the 2019 amendments include the
requirements that: (1) impact fees are calculated based on the most current and localized data, (2)
administrative charges do not exceed actual costs, (3) 90 days’ notice is provided before a new or
increased impact fee goes into effect, (4) financial audits include certification of compliance with the
Act, and (5) the burden of proof in any impact fee litigation is on the local government.

Notable provisions added in 2019 include the following:
® Fees cannot be collected prior to the date of issuance of a building permit.

® Developer contributions must be credited at full market value. In particular, proportionate-share
contributions for educational facilities must be credited based on the full value of the contribution,

without regard for what grade level was benefitted by the contribution (amendment by the same
bill to Sec. 163.3180(6)(h)2.b., as referenced in the amended Act).

® The value of developer credits must be increased by the same percentage when the applicable type
of impact fees for which the credit was given is increased.

® Waivers of impact fees for affordable housing projects, as defined in Sec. 420.9071, do not have to
be offset with other government revenues.

® Mobility fees must comply with the Florida Impact Fee Act (amendment by the same bill to Sec.
163.3180(5)(1), not referenced in the amended Act).

Other provisions relating to impact fees are scattered about in the Florida Statutes. For example, the
boards of independent special fire control districts are authorized to establish fire impact fees in
Section 191.009(4). Public schools are exempted from the payment of impact fees in Section
1013.371(1)(a).

General Impact Fee Principles

The Florida impact fee act provides relatively little guidance on how impact fees are to be calculated,
other than invoking phrases drawn from Florida case law, such as “proportional and reasonably related
to” and “have a rational nexus with.” Our understanding of the principles arising from that case law
and their application to impact fee calculations are described here. In particular, this discussion
focuses on when credits should be provided for future revenue that will be generated by or attributable
to new development.

Santa Rosa County, Florida duncan|associates
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Legal Framework

Deficiencies

One of the most fundamental principles arising out of case law is that impact fees should not charge
new development for a higher level of service than is provided to existing development. While impact
fees can be based on a higher level of service than the one existing at the time of the adoption of the
fees, two things are required if this is done. First, another source of funding other than impact fees
must be identified and committed to fund the capacity deficiency created by the higher level of service.
Second, the impact fees must generally be reduced to ensure that new development does not pay twice
for the same level of service, once through impact fees and again through general taxes that are used
to remedy the capacity deficiency for existing development. In order to avoid these complications,
the general practice is to base the impact fees on the existing level of service.

Debt

As noted above, if impact fees are based on a higher-than-existing level of service, the fees should be
reduced by a credit that accounts for the contribution of new development toward remedying the
existing deficiencies. A similar situation arises when the existing level of service has not been fully
paid for. Outstanding debt on existing facilities that are counted in the existing level of service will be
retired, in part, by revenues generated from new development. Given that new development will pay
impact fees to provide the existing level of service for itself, the fact that new development may also
be paying for the facilities that provide that level of service for existing development could amount to
paying for more than its proportionate share. Consequently, impact fees should be reduced to account
for future payments that will retire outstanding debt on existing facilities.

Other Funding
New development should not have to pay more than its proportionate share when multiple sources

of payment are considered. While the need to provide credits for existing deficiencies and outstanding
debt is clear, the issue is less clear when it comes to other types of revenue that may be used to make
capacity-expanding capital improvements of the same type being funded by impact fees. Such funding
may come from local general revenues, local sales taxes or bond issues dedicated to funding capacity-
expanding improvements, grants from non-profit or private organizations, or State/Federal funding
of grants.

Probably the clearest case in which a such a credit would be watranted is for State/Federal funding
for improvements to State or U.S. roads within the jurisdiction, if such roads are included in the road
impact fee calculations. In other cases, however, providing a credit amounts to essentially subsidizing
new development, by paying a portion of the cost to maintain the existing level of service from
revenues generated by existing development. Capacity-adding projects that may be funded in the
future with non-impact fee dollars will be paid for by both existing and new development. In the
absence of a credit against new development’s impact fees, this additional funding will increase the
overall level of service. Providing the credit makes it more difficult to raise the level of service, as
some of the additional funding must be used to offset lower impact fee revenues.

This is especially the case when it is assumed that a jurisdiction (like Santa Rosa County) that has not
been charging impact fees will continue to fund growth-related improvement at the same rate it did
prior to the adoption of impact fees. Nevertheless, to be conservative this update will provide credit
for all non-impact fee funding that could be attributable to tax or fee payments in the future based on
historical or projected funding patterns.

Santa Rosa County, Florida duncan|associates
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METHODOLOGY

A wide range of methodologies have been developed to calculate impact fees, consistent with the legal
requirements and guidelines described above. Despite variations, there are two primary types of
methodologies, which can be referred to as “standards-based” and “plan-based.” Standards-based
methodologies use a system-wide level of service standard, such as the system-wide ratio of road
capacity to demand, the number of park acres per 1,000 residents, or the existing capital investment
per service unit.

Plan-based methodologies are generally based on modeling and geographically-specific level of service
standards (e.g., “all road segments and intersections shall function at LOS D or better”), and rely on
a facility master plan to create the nexus between the cost of planned improvements and the projected
growth over a defined time period. In general, the standards-based approach provides greater
flexibility in expenditures (a plan-based approach requires a master plan update when planned projects
change). The two approaches are described in more detail below.

Standards-Based

The “standards-based” methodology uses a generalized level-of-service standard to determine the
costs to accommodate new development. This approach does not require that there be a master plan,
or even a list of specific planned projects that will be funded with the impact fees.

Most often, the standards-based approach uses the actual level of service (LOS) that exists at the time
the study is prepared. This LOS standard can be expressed in terms of a physical ratio (e.g., park acres
per 1,000 population), or in dollar terms (e.g., park cost per person). When based on the existing
LOS, this approach is sometimes referred to as “incremental expansion.” The basic assumption is
that it will be necessary to expand capital facilities proportional to growth. Basing the fees on the
existing LOS assumes that there is little or no excess capacity in existing facilities to accommodate
future growth. However, a standards-based methodology can also be based on a LOS that is lower
or higher than the current existing LOS. When there is a significant amount of excess capacity, a
lower-than-existing LOS may be used.

For transportation, the most common standards-based approach is often referred to as the
“consumption-based” methodology. This methodology charges a new development the cost required
to replace the capacity it will consume in the major roadway system. In other words, if a development
will generate 100 vehicle-miles of travel (VMT) per day, it is charged impact fees based the average
cost to create 100 vehicle-miles of capacity (VMC). Most well-functioning roadway systems have
considerably more than one VMC for each VMT, but at least a portion of this surplus represents
excess capacity. While this is the most common standards-based approach for roads, some
transportation impact fees use a VMC/VMT ratio higher than 1.0, but less than the existing ratio. The
existing ratio is seldom used, because growing communities tend to have major roads in areas that are
not fully developed, and as they approach build-out are unlikely to be able to maintain the current
ratio.

Santa Rosa County, Florida duncan|cssoci01es
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Methodology

Plan-Based

In contrast to standards-based methodologies, which rely on generalized, system-wide LOS standards,
plan-based methodologies rely on a specific list of planned improvements. A plan-based methodology
basically divides the cost of planned improvements over a fixed time period by the anticipated growth
in service units over the same time period. The least defensible of these approaches are those based
on a short-term capital improvements plan, because there is not necessarily any strong correlation
between short-term planned improvement costs and long-term costs to accommodate new
development. Much more defensible are those based on a long-range master plan or build-out plan.

As discussed above, plan-based methodologies seldom account for the cost of existing excess capacity.
Instead, they focus solely on future costs to be incurred, and generally exclude any future costs to
retire debt on existing capacity.

Regardless of the methodology used, an impact fee calculation must comply with the legal principles
established by impact fee case law, as described earlier. The most fundamental principle is that impact
fees should only charge new development for the costs attributable to growth, and should not charge
for the correction of existing capacity deficiencies. In addition, the fees should be proportional to the
impact of the development. Finally, new development should not be required to pay twice for the
same improvements through other taxes and fees.

Plan-based approaches are not exempt from the fundamental requirement that the fees do not exceed
the existing level of service. For example, a transportation fee based on a master plan that determines
the cost maintain LOS D on all roadways over the next 20 years should identify any existing roadways
that currently function at a LOS worse than D and develop a funding plan to remedy the deficiencies.
Because new development will generally contribute toward whatever funding source is used for this
purpose, it is usually necessary to calculate a revenue credit that accounts for such contribution. Many
impact fee studies that use the plan-based approach omit this critical component.

Recommendation

The consultant’s recommendation is to use the standards-based methodology. The plan-based
approach requires a current master plan that identifies the improvements that will be needed to serve
anticipated development over a long term, such as 20 years. The standards-based approach allows the
County to adjust its capital improvements plan to respond to changing development patterns without
triggering the need for an impact fee and master plan update.
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SERVICE AREAS AND BENEFIT DISTRICTS

This chapter discusses service areas and benefit districts. A service area is a geographic area where a
set of facilities provides service, and is the spatial level at which impact fees are calculated. A benefit
district is a subarea of a service area in which the fees collected are also spent. Impact fees are not
calculated separately for each benefit district. The purpose of dividing a service area into multiple
benefit districts is to ensure a stronger connection between where the fees are generated and where
the improvements are made.

Service Areas

Single service areas are recommended for the roads, parks and law enforcement impact fees calculated
in this report. The reasons for this approach are described below.

Roads. The 2005 impact fee study calculated road impact fees for two areas: urban and rural. The
fees differed between the two areas because fees for the urban area were calculated using urban road
standards, while fees for the rural area reflected less-expensive rural road standards.! This study takes
a different approach. Many trips originating in rural areas have destinations in urban areas, where jobs
and shopping and services opportunities tend to be more plentiful. In addition, the updated road
impact fees cover only the cost of County arterial and major collector roads, which along with
State/Federal highways create a network that setves to move traffic throughout the jurisdiction. These
characteristics of the updated fees make a county-wide service area appropriate.

Parks. The County’s park system consists primarily of specialized facilities that are likely to draw from
a large area. These include a 132-acre beach park, sports complexes, horse arenas, boat ramps and
fishing piers. While the system also includes some small non-specialized neighborhood parks, these
constitute a small part of the park system. In this context, a single park service area is appropriate.
Because the cities of Gulf Breeze and Milton provide some park facilities, and none of the County
parks are located within municipalities, the park service area is defined as the unincorporated area.

Law Enforcement. This fee covers only the cost of law enforcement patrol, and does not include
county-wide functions of the Sheriff’s Office such as corrections and court security. The cities of
Gulf Breeze and Milton have municipal police departments that have primary responsibility for law
enforcement within their areas. County law enforcement patrol is provided in the unincorporated
area and in the Town of Jay by contract. A single service area consisting of the unincorporated area
and the Town of Jay is the area currently served by Sheriff’s Office law enforcement and is appropriate
for the proposed law enforcement impact fees. However, law enforcement impact fees would not be
assessed within the Town of Jay, because the cost of providing such service to new development in
the Town is covered by the contractual agreement.

! Urban road standatrds include cutb, gutter, below-ground drainage and often sidewalks. Rural road standards include
shoulders and drainage swales.
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Benefit Districts

While the foregoing analysis provides a reasonable basis for having a single benefit district for roads
and law enforcement, the County’s park system consists of a mixture of small, locally serving parks
and regionally-serving facilities. This is a typical feature of park systems, and benefit districts are often
used to strengthen the nexus between park impact fee need and benefit. For example, a survey of 19
Florida counties that assess park impact fees found that almost two-thirds had multiple park benefit
districts.” In some cases, the county has split the park impact fee into separate regional and locally-
serving fees, and the benefit districts apply only to the locally-serving park fees. Another approach is
to calculate a single park fee, and account for the fees collected in each benefit district, but allow those
funds to be spent on regional improvements anywhere in the service area. That is the approach
recommended here. The County is considering dividing the park service area into the three benefit
districts illustrated in Figure 2.

Figure 2. Potential Park Benefit Districts
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2 Duncan Associates survey conducted in 2014.
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The County completed a road impact fee study in 2005, and charged road impact fees for about three
years (2006 through 2008). The fees were suspended beginning in 2009, and the ordinance was
repealed in 2015. This chapter calculates new road impact fees based on current data and costs.

Major Roadway System

The fees are designed to recover the costs of design, right-of-way and construction for capacity
improvements to the County’s major roadway system necessitated by growth. For the purposes of
the proposed impact fees, the major road system is defined as County roads classified as arterials or
major collectors. A detailed inventory of the existing County major roadway system is provided in
Table 3.

Table 3. Existing Major Roadway System

Func.

Segment Class Miles Lns AADT VMT

Berryhill Rd Woodbine Rd - Anderson Ln Maj Art 5,90 2 11,000 64,900 13,320 78,588
Berryhill Rd Anderson Ln - Northrop Rd Maj Art 1.99 2 9,600 19,104 13,320 26,507
Chumuckla Hwy Hwy 90 - Woodbine Rd Maj Art 3.40 2 13,100 44,540 13,320 45,288
Chumuckla Hwy Woodbine Rd - Willard Norris  Maj Art 442 2 8,000 35,360 13,320 58,874
Chumuckla Hwy Willard Norris - CR 182 Maj Art 5.78 2 4,300 24,854 13,320 76,990
Chumuckla Hwy CR 182 - Spanish Trail Maj Art 411 2 3,600 14,796 13,320 54,745
Chumuckla Hwy Spanish Trail - SR 89 Maj Art 8.69 2 900 7,821 13,320 115,751
Magnolia St Dogwood Dr - SR 87 Maj Art 0.67 2 3,100 2,077 13,320 8,924
Quintette Rd Chumuckla Hwy - W Co Limit  Maj Art 5,99 2 9,000 53,910 13,320 79,787
Woodbine Rd Hwy 90 to Guernsey Rd Maj Art 2.04 2 18,700 38,148 13,320 27,173
Woodbine Rd Guernsey Rd - Chumuckla Hwy Maj Art 1.68 2 15,500 26,040 13,320 22,378
Subtotal, Major Arterials 44.67 331,550 595,005
East Bay Blvd US 98 - SR 87 Min Art 9.85 2 5,800 57,130 13,320 131,202
Forsyth St Main St - Garcon Point Rd Min Art 0.50 2 6,600 3,300 13,320 6,660
Garcon Point Rd SR 281 - Robinson Point Rd Min Art 554 2 2,000 11,080 13,320 73,793
Garcon Point Rd Robinson Pt Rd - Warren Rd Min Art 282 2 6,500 18,330 13,320 37,562
Garcon Point Rd Warren Rd - Forsyth St Min Art 0.77 2 6,600 5,082 13,320 10,256
Henry St Main St - Taylor St Min Art 062 2 7,300 4,526 13,320 8,258
Munson Hwy Hill St - Hwy 4 Min Art  18.74 2 2,400 44,976 13,320 249,617
Munson Hwy Hwy 4 - N Co Line Min Art  10.70 2 400 4,280 13,320 142,524
Willard Norris Rd Dogwood Dr - Chumuckla Hwy Min Art 8.77 2 7,700 67,529 13,320 116,816
Subtotal, Minor Arterials 58.31 216,233 776,688
Allentown Rd SR 89 - McLaughlin Rd Maj Coll 202 2 700 1,414 13,320 26,906
Allentown Rd McLaughlin Rd - SR 87 Maj Coll 1.01 2 400 404 13,320 13,453
Anderson Ln Willard Norris - Berryhill Rd Maj Coll 149 2 2400 3,576 13,320 19,847
Anderson Ln Berryhill Rd - Berryhill Rd Maj Coll 002 2 2400 48 13,320 266
Andorra St US 98 - E Bay Blvd Maj Coll 212 2 2,400 5,088 13,320 28,238
Bell Ln Hwy 90 - Sterling Way Maj Coll 2.00 2 7,800 15,600 13,320 26,640
Continued on next page.
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Table 3. Existing Major Roadway System (continued)

Func.

LOS D

Street Name Segment Class Miles Lns AADT VMT Cap. VMC

Bergren Rd Gulf Breeze Pky - E Bay Blvd Maj Coll 112 2 2,400 2,688 13,320 14,918
Broad St Munson Hwy - Berryhill Rd Maj Coll 0.67 2 2,100 1,407 13,320 8,924
Carroll Rd Avalon Blvd - Galt City Rd Maj Coll 0.86 2 2400 2,064 13,320 11,455
Central School Rd Allentown Rd - SR 89 Maj Coll 1.94 2 900 1,746 13,320 25,841
Commerce Rd SR 281 - Galt City Rd Maj Coll 1.32 2 3,500 4,620 13,320 17,5682
Cyanamid Rd SR 281 - Mulat Rd Maj Coll 0.64 2 5,500 3,520 13,320 8,625
Da Lisa Rd Galt City Rd - Garcon Pt Rd Maj Coll 218 2 3,500 7,630 13,320 29,038
Del Monte St SR 281 - N 14th Ave Maj Coll 1.13 2 2400 2,712 13,320 15,052
East Gate Rd Munson Hwy - Whiting Field Maj Coll 3.13 2 2400 7,512 13,320 41,692
E Spencer Field Rd  US 90 - N Spencer Field Rd Maj Coll 1.95 2 11,500 22,425 13,320 25,974
Edgewood Dr Navarre Hwy - E Bay Blvd Maj Coll 291 2 2,400 6,984 13,320 38,761
Floridatown Rd Hwy 90 - south end Maj Coll 1.84 2 2,500 4,600 13,320 24,509
Galt City Rd Old Bagdad Hwy - Da Lisa Rd  Maj Coll 0.99 2 5,300 5,247 13,320 13,187
Glover Ln Hwy 90 - Hamilton Bridge Rd  Maj Coll 097 2 2400 2,328 13,320 12,920
Gulf Blvd Navarre Causeway - W Co Line Maj Coll 3.45 2 11,000 37,950 13,320 45,954
Hamilton Bridge Rd  Glover Rd - Spencer Field Rd  Maj Coll 410 2 4,400 18,040 13,320 54,612
Hickory Hammock Rd SR 87 - SR 89 Maj Coll 3.33 2 3,500 11,655 13,320 44,356
Hwy 182 SR 89 - Chumuckla Hwy Maj Coll 6.97 2 900 6,273 13,320 92,840
Langley St Hwy 87 - Magda Village Maj Coll 093 2 6,000 5,680 13,320 12,388
Luther Fowler Rd Berryhill Rd - Chumuckla Hwy Maj Coll 250 2 2400 6,000 13,320 33,300
Montecito Blvd Mulat Rd - Tallahassee St Maj Coll 1.18 2 1,900 2,242 13,320 15,718
Mulat Rd SR 281 - Bayside Blvd Maj Coll 3.77 2 2400 9,048 13,320 50,216
Nantahala Beach Rd US 98 - Southside Dr Maj Coll 079 2 2400 1,896 13,320 10,523
Navarre Bch C'way  US 98 - Gulf Blvd Maj Coll 1.37 2 11,000 15,070 13,320 18,248
Nichols Lake Rd SR 87 - Nichols Creek Rd Maj Coll 272 2 2400 6,528 13,320 36,230
Northrop Rd Willard Norris - Milton Cty Lim Maj Coll 091 2 2400 2,184 13,320 12,121
Old Bagdad Hwy Canal St - Galt City Rd Maj Coll 193 2 2,300 4,439 13,320 25,708
Old Bagdad Hwy Galt City Rd - SR 281 Maj Coll 055 2 2,900 1,595 13,320 7,326
Oriole Beach Rd US 98 - Bay St Maj Coll 0.77 2 5,300 4,081 13,320 10,256
Parkmore Plaza Dr Hwy 90 - Old Bagdad Hwy Maj Coll 0.25 2 2400 600 13,320 3,330
Pine Blossom Rd Willard Norris Rd - Oriole St Maj Coll 3.22 2 2400 7,728 13,320 42,890
Soundside Dr Gulf Breeze Pky - Lands End Ln Maj Coll 460 2 2400 11,040 13,320 61,272
Spanish Trail SR 87 - SR 89 Maj Coll 5,53 2 500 2,765 13,320 73,660
Spanish Trail SR 89 - Chumuckla Hwy Maj Coll 3650 2 550 1,925 13,320 46,620
Springhill Rd Munson Hwy - Lewis Ln Maj Coll 6.79 2 600 4,074 13,320 90,443
Sterling Way Bell Ln - Mulat Rd Maj Coll 0.86 2 7,800 6,708 13,320 11,455
Ward Basin Rd Hwy 90 - I-10 Maj Coll 280 2 4,500 12,600 13,320 37,296
Ward Basin Rd I-10 - Hickory Hammock Rd Maj Coll 0.70 2 4,500 3,150 13,320 9,324
Ward Basin Rd Hickory Hammock - boatramp Maj Coll 237 2 4,100 9,717 13,320 31,568
W Spencer Field Rd  Berryhill - N Spencer Field Rd  Maj Coll 1.02 2 11,500 11,730 13,320 13,586
W Spencer Field Rd N Spencer FId - S Spencer FId Maj Coll 0.99 2 70900 10,791 13,320 13,187
W Spencer Field Rd S Spencer Field Rd - Hwy 90  Maj Coll 1.02 2 10,300 10,506 13,320 13,586
Subtotal, Major Collectors 99.23 327,528 1,321,741
Total, Major County Roads 202.21 875,311 2,693,434

Source: Street segments, functional classification, length, number of lanes, and annualized average daily trips (AADT) from
Santa Rosa County, January 8, 2020; AADT in italics is the average volume on major collectors with traffic counts (in one case
it is an interpolation between adjacent segments); VMT is product of miles and AADT; capacities are based on Florida
Department of Transportation, Quality/Level of Service Handbook, 2013 (90% of LOS D maximum volumes for State signalized

roadways in urbanized areas).
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The network of major roads in Santa Rosa County is illustrated in Figure 3.

Figure 3. Map of Existing Major Roads
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The methodology used in this study is the standards-based approach known as “consumption-based.”
The consumption-based approach uses a system-wide ratio of capacity to demand (vehicle-miles of
capacity to vehicle-miles of travel, or VMC/VMT). A VMC/VMT ratio of one-to-one is the level of
service used in the consumption based approach. While the County has a current level of service
significantly higher than that, this approach recognizes that there is a significant amount of excess
capacity in the existing major roadway system, and that the capacity/demand ratio will tend to fall
closer to 1.00 as the county approaches build-out. The consumption-based approach requires only
that new development pay for the capacity of the major roadway system that it directly consumes.

County-wide total demand and capacity from the major roadway inventory is summarized in Table 4
and demonstrate that the existing major roadway system currently has a level of service well in excess
of 1.00. Because the updated fees are based on a level of service that is lower than the current level
of service, there are no existing deficiencies from an impact fee perspective.

Table 4. Current Major Road Level of Service

Major Minor Major

Arterial Arterial Collector Total
Daily Vehicle-Miles of Capacity (VMC) 595,005 776,688 1,321,741 2,693,434
+ Daily Vehicle-Miles of Travel (VMT) 331,550 216,233 327,528 875,311
Existing VMC/VMT Ratio 1.80 3.59 4.04 3.08

Source: Table 3.

Service Units

Service units create the link between demand (traffic generated by new development) and supply
(roadway capacity). An appropriate service unit basis for road impact fees is vehicle-miles. Vehicle-
miles is a combination of the number of vehicles traveling during a given time period and the distance
(in miles) that those vehicles travel.

The two time periods most often used in traffic analysis are the 24-hour day (average daily trips or
ADT) and the single hour of the day with the highest traffic volume (peak hour trips or PHT). Average
daily trips are used in this study.

On the demand side, this update uses daily trip generation, new trip factors (which account for pass-
by and diverted trips), and average trip lengths. The product of these three factors is the vehicle-miles
of travel (VMT) associated with a unit of development for various land use types.

The service unit on the supply side is average daily vehicle-miles of capacity (VMC). VMC is calculated
as the product of the length and capacity of each roadway. System-wide VMC is the sum of the VMC
for all major roadways. Capacity is measured in terms of the generalized maximum daily volume that
can be accommodated on the roadway at Level of Service “D.”

The travel demand generated by specific land use types is a product of three factors: 1) trip generation,
2) percent new trips and 3) trip length. The first two factors are well documented in the professional
literature. In contrast, trip lengths are much more likely to vary between communities, depending on
the geographic size and shape of the community and its major roadway system.
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Trip Generation

Trip generation rates represent trip ends, or driveway crossings. A one-way trip from home to work
counts as one trip end for the residence and one trip end for the workplace, for a total of two trip
ends. To avoid over-counting, all trip rates have been divided by two. This splits the travel demand
equally between the origin and destination of the trip, and avoids double-charging. The trip generation
rates are based on information published in the most recent edition of the Institute of Transportation
Engineers’ (ITE) Trip Generation Manual.

New Trip Factor

Trip rates also need to be adjusted by a “new trip factor” to exclude pass-by and diverted trips. This
adjustment is intended to reduce the possibility of over-counting travel induced by the new
development. Pass-by trips are those trips that are already on a particular route for a different purpose
and simply stop at a development on that route. For example, a stop at a convenience store on the
way home from the office is a pass-by trip for the convenience store. A pass-by trip does not create
an additional burden on the street system and therefore should not be counted in the assessment of
impact fees. A diverted-linked trip is similar to a pass-by trip, but a diversion is made from the regular
route to make an interim stop. The reductions for pass-by and diverted trips utilized in this study
were drawn from the ITE manual and a summary of Florida origin and destination studies.

Average Trip Length

The average trip length is the most difficult travel demand factor to determine. In the context of a
transportation impact fee using a consumption-based methodology, the relevant input is the average
length of a trip on the major roadway system. The starting point is national data on average trip
lengths for specific land uses and trip purposes. While these average trip lengths provide reasonable
estimates of relative magnitudes associated with different land use types, the actual distances are likely
to be unrepresentative of travel on the County’s major roadway system. An adjustment factor can be
derived by dividing the VMT actually observed on the major roadway system by the VMT that would
be expected using national travel demand characteristics.

Local Adjustment Factor

The first step in developing the adjustment factor is to estimate the total VMT that would be expected
on the major roadway system based on national travel demand characteristics. Existing land uses are
multiplied by trip generation rates, percent new trips and average trip lengths and summed to estimate
total county-wide VMT. As shown in Table 5, existing land uses within the county, using national trip
generation and trip length data, would be expected to generate approximately 3.9 million VMT per
day.
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Table 5. Expected Vehicle-Miles of Travel

ITE Existing Trip % New Avg. Trip Expected
Code Unit Units Rate Trips Length VMT

Single-Family Detached 210 Dwelling 70,293 4.72 100% 8.58 2,846,698
Multi-Family 220 Dwelling 7,881 3.66 100% 8.58 247,485
Retail/Commercial 820 1,000 sf 7,899 18.87 42% 7.03 440,097
Office 710 1,000 sf 3,751 4.87 92% 9.76 164,026
Industrial 140 1,000 sf 2,300 1.95 92% 11.28 46,544
Warehouse 150 1,000 sf 3,658 0.87 92% 11.28 33,026
Public/Institutional 620 1,000 sf 5,188 3.32 89% 6.48 99,335
Total 3,877,211

Source: Existing county-wide units from Table 35 and Table 36 in Appendix A; trip rates are 2 of average daily trip
ends on a weekday from Institute for Transportation Engineers (ITE), Trip Generation Manual, 10" edition, 2017; percent
new trips for retail from ITE Manual for shopping center, others from a summary of Florida origin and destination
studies presented in Tindale-Oliver, St. Cloud Mobility Fee Study, January 2017; average trip length in miles from
National Household Travel Survey, 2017; expected VMT is product of existing units, trip rate, % new trips, average trip
length and local adjustment factor.

The final step in developing the local adjustment factor is to compare the expected VMT using
national trip generation rates and average trip lengths to actual daily VMT on the major roadway
system, as shown in Table 6. Expected VMT based on existing land uses and national travel demand
characteristics significantly over-estimates VMT actually observed on the County’s existing major
roadway system. This is not surprising, because the major roadway system used in this update is
limited to County arterial and major collector roads. Travel on local roads, minor collectors, municipal
roads, and Federal and State highways has been excluded from existing VMT. Consequently, the
travel demand based on national data will be adjusted downward by multiplying by the local
adjustment factor of 0.226 calculated in Table 6.

Table 6. Local Travel Demand Adjustment Factor

Actual Daily Vehicle-Miles of Travel (VMT) 875,311
+ Expected Daily Vehicle-Miles of Travel (VMT) 3,877,211
Ratio of Actual to Expected VMT 0.226

Source.: Actual VMT from Table 4; expected VMT from Table b.

Travel Demand Summary

The result of combining trip generation rates, new trip factors, average trip lengths and the local
adjustment factor is a travel demand schedule that establishes the vehicle-miles of travel (VMT)
generated on the major roadway system during the average weekday by various land use types per unit
of development. The recommended travel demand schedule is presented in Table 7.
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Table 7. Travel Demand by Land Use

ITE Trip Percent Avg. Trip Adjust.
Land Use Type Code Unit Rate New (miles) Factor
Single-Family Detached 210 Dwelling 4.72 100% 8.58 0.226 9.15
Multi-Family, Low-Rise (1-2 stories) 220 Dwelling 3.66 100% 8.58 0.226 7.10
Multi-Family, High-Rise (3+ stories) 221 Dwelling 2.72 100% 8.58 0.226 5.27
Mobile Home Park 240 Space 2.50 100% 8.568 0.226 4.85
Retail/Commercial 820 1,000 sq. ft. 18.87 42% 7.03 0.226 12.59
Office 710 1,000 sq. ft. 4.87 92% 9.76 0.226 9.88
Industrial 140 1,000 sq. ft. 1.95 92% 11.28 0.226 4.57
Warehouse 150 1,000 sq. ft. 0.87 92% 11.28 0.226 2.04
Mini-Warehouse 151 1,000 sq. ft. 0.75 92% 11.28 0.226 1.76
Public/Institutional 620 1,000 sq. ft. 3.32 89% 6.48 0.226 4.33

Source: Trip rates are 2 of average daily trip ends on a weekday from Institute for Transportation Engineers (ITE), 7Trip Generation
Manual, 10th edition, 2017; percent new trips for retail from ITE Manual for shopping center, others from a summary of Florida origin
and destination studies presented in Tindale-Oliver, St. Cloud Mobility Fee Study, January 2017; average trip length in miles from
National Household Travel Survey, 2017; local adjustment factor from Table 6; daily VMT is product of trip rate, percent new trips,
average trip length and local adjustment factor.

Cost per Service Unit

Expanding the capacity of the County’s major roadway system is primarily accomplished by widening
existing roadway cross-sections to accommodate additional through lanes and by building new roads.
The transportation impact fee is designed to cover the cost of adding capacity to the roadway system.
All of the normal components of a roadway expansion project are eligible for impact fee funding,
including engineering and design, right-of-way acquisition, construction of new lanes, reconstruction
of existing lanes and relocation of utilities where necessary as part of a widening project, and
installation of sidewalks, street lighting and landscaping as part of an improvement project.
Intersection improvements, signalization and timing, and similar types of improvements also expand
roadway capacity and are eligible improvements, but the additional capacity is harder to quantify.

The cost to add roadway capacity to the County’s major roadway system is estimated based on one
new 4-lane road project that is in the design process, as well as state-wide average construction costs
for new urban and rural 2-lane roads. The average cost of these projects is $238 per vehicle-mile of
capacity (VMC) added, as shown in Table 8. Because the standard consumption-based methodology
charges new development only for the capacity it directly consumes (i.e., a one-to-one ratio of capacity
to demand), the cost per VMC is the same as the cost per VMT.

Table 8. Road Cost per Vehicle-Mile

Road New Cost/
Roadway Segment Miles Type Capacity VMC Total Cost VMC
Pea Ridge Connector 1.70 New 4-Ln 35,820 60,894  $13,700,000 $225
New 2-Lane Rural with 5' Paved Shoulders 1.00 New 2-Ln 13,320 13,320 $2,231,965 $168
New 2-Ln Urban with 4' Bike Lanes 1.00 New 2-Ln 13,320 13,320 $4,898,102 $368
Total 3.70 87,5634  $20,830,067 $238

Source: Estimated cost of Pea Ridge Connector, including design and ROW, from Santa Rosa County, January 31, 2020; other
costs are state-wide average construction costs from Florida Department of Transportation, July 2019.
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Net Cost per Service Unit

As described in the Legal Framework chapter, impact fees should be reduced for new development’s
contribution toward funding existing deficiencies or retiring outstanding debt for existing facilities that
are included in the existing level of service on which the fees are based. However, the road impact
fees are based on a level of service that is actually lower than the existing LOS, and the County does
not have any outstanding debt related to past road capacity improvements.

While not necessarily required, to be conservative this study provides credits for anticipated future
non-impact fee funding that may be used to fund capacity-expanding improvements to the County’s
major roadway system. No Federal or State funding has been programmed for the improvement of
County road capacity over the last six years or the next six years. Anticipated future funding is based
on historical County spending over the last five years. The County’s capacity expenditures totaled
about $1.5 million over the last five years, as summarized in Table 9.

Table 9. County Major Road Capacity Funding, 2015-2019

Description Type of Work Amount

Warren Rd/Garcon Point Rd Intersection Install Caution Light $27,000
Chumuckla Hwy/SR 82 Intersection Install Caution Light $12,000
Chumuckla Hwy/Education Dr Intersection Signalization Study $5,758
E Spencer Field/S Spencer Field Intersection Add Turn Lanes, New Signal $32,500
W Spencer Field/Berryhill/King George Add Turn Lanes, Adjust Signal $40,000
W Spencer Field/Norris/Attaway Intersection Modify Signal, Add Ped Access $9,000
W Spencer Field/N Spencer Field Intersection Remove Stop Signs, Add Speed Humps $30,000
Edgewood Dr at SR 98 Intersection Add Turn Lane, Bike/Ped Lane $155,327
Pea Ridge Connector New Road $1,211,920
Total Five-Year Funding $1,523,505

Source: Santa Rosa County, March 2, 2020.

The credit for anticipated future capacity funding for the County’s major roadway system from all
sources other than impact fees is calculated in Table 10 below. At the anticipated rate of future annual
funding, new development today would generate the net present value of $7 per VMT over the next
25 years.

Table 10. Major Road Funding Credit

Total County Capacity Funding, 2015-2019 $1,523,505
+ Number of Years 5
Annual State/Federal Capacity Funding, 2014-202 $304,701
+ Existing Vehicle-Miles of Travel (VMT) 875,311
Annual State/Federal Funding per VMT $0.35
x Net Present Value Factor (25 Years) 21.10
Road Funding Credit per VMT $7

Source: County funding from Table 9; existing VMT from Table 4; net
present value factor based on discount rate of 1.35%, which was the
average national vyield on AAA 20-year municipal bonds from
fmsbonds.com on March 3, 2020.
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Net Cost Summary

The net cost per service unit is the cost per VMT less the funding credit per VMT. It amounts to
$231 per VMT, as shown in Table 11.

Table 11. Road Net Cost per Service Unit

Cost per Vehicle-Mile of Travel (VMT) $238
Funding Credit per VMT -$7
Net Cost per VMT $231

Source.: Cost per VMT from Table 8; funding credit from Table 10.

Net Cost Schedule

The road impact fees are based on the daily vehicle-miles of travel (VMT) on the major roadway
system generated by a development. The VMT per development unit is multiplied by the net cost per
VMT to determine the maximum fee per unit. The recommended fees are presented in Table 12.

Table 12. Road Net Cost Schedule

Net

Cost/
Land Use Type VMT
Single-Family Detached* 210 Dwelling 9.15 $231
Multi-Family, Low-Rise (1-2 stories) 220 Dwelling 7.10 $231
Multi-Family, High-Rise (3+ stories) 221 Dwelling b.27 $231
Mobile Home Park 240 Space 4.85 $231
Retail/Commercial 820 1,000 sq. ft. 12.59 $231
Office 710 1,000 sq. ft.  9.88 $231
Industrial 140 1,000 sq. ft. 4.57 $231
Warehouse 150 1,000 sq. ft. 2.04 $231

Mini-Warehouse

151 1,000 sq. ft. 1.76 $231

Public/Institutional 620 1,000 sq. ft. 4.33 $231

$2,114
$1,640
$1,217
$1,120
$2,908
$2,282
$1,056

$471

$407
$1,000

* includes mobile

home not in mobile home park

Source: VMT per unit from Table 7; net cost per VMT from Table 11; net cost/unit is product of VMT/unit and

net cost/VMT.
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Santa Rosa County provides a number of parks and recreational facilities for the enjoyment of county
residents. The County has not previously assessed a park impact fee. This chapter determines the
cost attributable to new residential development in the unincorporated area to maintain the County’s
current park level of service.

Service Units

Disparate types of development must be translated into a common unit of measurement that reflects
the impact of new development on the demand for park facilities. This unit of measurement is called
a “service unit.” Estimates of existing housing units are more accurate than population estimates in
calculating impact fees, because estimating population requires additional assumptions about what
percentage of units are occupied. The park impact fees can more reliably be based on the number of
dwelling units, without having to deal with the intervening variable of occupancy rates.

This report uses a service unit that avoids the need to make assumptions about occupancy rates. That
service unit is the “equivalent dwelling unit” or EDU, which represents the impact of a typical single-
family detached dwelling. By definition, a typical single-family unit represents, on average, one EDU.
Other types of units each represent a fraction of an EDU, based on their relative number of persons
per unit.

In order to determine the existing level of service, it is necessary to estimate the total number of service
units in the unincorporated area of the county. The total EDUs are developed by multiplying the
number of existing dwelling units of each housing type by the appropriate EDUs per unit, and
summing the results for all housing types. As shown in Table 13, there are 69,055 existing park service
units (EDUs) in the unincorporated area.

Table 13. Existing Park Service Units
Average EDUs/ Housing Existing

HH Size Unit Units EDUs
Single-Family Detached/MH 2.72 1.00 63,593 63,593
Mobile Home Park 2.56 0.94 n/a n/a
Multi-Family 2.12 0.78 7,002 5,462
Total 70,595 69,055

Source: Average household size from Table 37 in Appendix B; EDUs/unit is ratio of
persons per household to single-family detached persons per household; existing
unincorporated area units from Table 35, Appendix A.

Cost per Service Unit

This study bases the park impact fee on the existing level of service, and measures that level of service
in terms of the ratio of the replacement value of existing facilities to existing residential development.
Land acquisition is a significant cost related to expanding park facilities. The County made two
purchases of park land in 2018 to expand the Soccer Park. These purchases had a weighted average
cost of $18,898 per acre, as shown in Table 14.
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Table 14. Park Land Cost per Acre

Land Acquisitions

Cost Acres

Cost/Ac.

Land to Extend Santa Rosa Soccer Park  $725,000 49 $14,796
Land to Extend Santa Rosa Soccer Park ~ $390,000 10 $39,000
Total, 2018 Park Land Purchases $1,115,000 59 $18,898

Source: Santa Rosa County.

Existing County-owned parks and park land are summarized in Table 15. Based on the cost of the
County’s most recent land acquisitions, the replacement value of existing park land is about $11.4

million.
Table 15. Existing Park Land Cost

Park Name Acres Park Name Acres
Archie Glover Boat Ramp 2.75 Morrell Boat Ramp 0.10
Avalon Boat Ramp #1 0.53 Navarre Beach Marine Park 132.62
Bagdad Boat Ramp 0.10  Navarre Dog Park 0.34
Bagdad Community Ctr/Rec. Facility 3.43 Navarre Nature Walk Park 7.07
Bagdad Mill Site 16.84 Navarre Soccer Park 30.33
Bal Alex Boat Ramp 0.71  Navarre Sports Complex 42.51
Benny Russell Park 29.53  Optimist Park 17.88
Blackwater Bay 0.10  Oriole Beach Boat Ramp 0.02
Chumuckla Park 3.27 Opyster Pile Boat Ramp 0.65
Chumuckla Springs Boat Ramp 0.10  Pace Area Rec. Park - Football 27.51
Coldwater Creek Park 0.10  Quintette Boat Ramp 0.10
Cypress Tree Park 2.73  Reservation Road Park 1.83
Dickerson City Boat Ramp 0.20 Sandpiper Village Park 0.57
East Milton Park 70.81  Santa Villa Park 1.45
East River Boat Ramp 0.44  Simpson River Fishing Pier 14.22
Fidelis Community Center & Park 1.91  Snapper Avenue Boat Ramp 0.10
Floridatown Park 6.08 Soccer-Horse Park 56.40
Garcon Point Boat Ramp 0.46  SportsPlex-Pace Athletic Facility 36.45
Holley Ball Park 3.561  Swenson Park 3.00
Holley Boat Ramp No. 1 & 2 0.10  Terrell Landing (McDavid Park) 0.10
Indian Bayou Boat Ramp 0.10 Tiger Point Park 28.46
Keyser Boat Ramp 0.10  Veterans' Memorial Plaza 0.15
La Leyenda Park 0.21  Villa Venyce Park 2.04
Locklin Field 4.64  Ward's Basin Public Park 0.77
Mae Lane Boat Ramp 0.10 Wayside Park 4.52
Marquis Basin Boat Ramp (Bayview Hts) 2.85 Webb Landing Boat Ramp 0.10
Mayo Park 3.13  West Navarre Park 0.40
McCallister Park 0.52  William's Lake Boat Ramp 0.10

Woodlawn Beach Boat Ramp 3.00
Subtotal, Developed County Parks 568.04
Subtotal, Undeveloped County Park Land 35.91
Total County Park Acres 603.95
x Cost per Acre $18,898
County Park Land Replacement Cost $11,413,447

Source: Santa Rosa County, March 20, 2020; cost per acre from Table 14.
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In addition to land costs, park improvement costs must also be considered. The cost of existing park
improvements is based on the County’s fixed asset listings. The original cost of each improvement is
adjusted for cost inflation from the year of acquisition. As shown in Table 16, the total replacement
cost of existing park improvements is about $35 million.

Table 16. Existing Park Improvement Cost
ENR- Inflation Original Replacement
Fixed Asset CCl Factor Cost

Santa Rosa Soccer Horse Comp 1.899 $294,613 $559,470
Caretaker House 1998 5,920 1.869 $75,262 $140,665
5976 Chumuckla Hwy 1999 6,060 1.825 $292,003 $532,905
Concession/Bathrooms 1999 6,060 1.825 $45,534 $83,100
East Milton Ball Park 1999 6,060 1.825 $350,098 $638,929
Field House 1999 6,060 1.825 $146,266 $266,935
Santa Rosa Sports Plex 1999 6,060 1.825 $299,532 $546,646
Bathrooms 2000 6,222 1.778 $156,443 $278,156
Bike Path and Nature Walk 2000 6,222 1.778 $574,792 $1,021,980
Buildings 2000 6,222 1.778 $154,484 $274,673
Fence - Fields 2000 6,222 1.778 $130,488 $232,008
Lift Station/Sewer 2000 6,222 1.778 $91,540 $162,758
Lights 2000 6,222 1.778 $336,710 $598,670
Lighting 2001 6,342 1.744 $365,419 $637,291
Navarre Soccer Facility 2001 6,342 1.744 $408,234 $711,960
Gym 2002 6,638 1.692 $614,956 $1,040,506
Lighting 2002 6,538 1.692 $260,697 $441,099
Community Center 2003 6,782 1.631 $290,661 $474,068
Grounds, Sidewalks, Parking Lot 2003 6,782 1.631 $107,335 $175,063
Gym 2003 6,782 1.631 $719,378 $1,173,306
Irrigation & Grass 2003 6,782 1.631 $142,433 $232,308
Lighting 2003 6,782 1.631 $149,000 $243,019
Parking Lot 2003 6,782 1.631 $126,060 $205,604
Recreational Facility 2003 6,782 1.631 $1,722,721 $2,809,758
Structures 2003 6,782 1.631 $282,408 $460,607
Ballfields, Fencing & Canopies 2004 7,115 1.555 $309,524 $481,310
Concession Stands (2) 2004 7,115 1.655 $220,000 $342,100
Concesson Stand/Restrooms 2004 7,115  1.555 $93,312 $145,100
Grounds 2004 7,115 1.555 $456,938 $710,539
Irrigation System 2004 7,115 1.555 $232,889 $362,142
Lighting 2004 7,115 1.555 $955,154 $1,485,264
Parking Lot 2004 7,115 1.555 $133,063 $206,913
Press Box 2004 7,115 1.555 $309,356 $481,049
Recreational Facility Extension 2004 7,115 1.655 $1,055,562 $1,641,399
Sewer 2004 7,115 1.555 $157,757 $245,312
Sidewalks 2004 7,115 1.555 $337,605 $524,976
Community Center 2007 8,007 1.382 $551,683 $762,426
Concession Stand 2008 8,310  1.331 $723,980 $963,617
Parking Lots (2) 2008 8,310 1.331 $101,511 $135,111
Sidewalk and Parking 2008 8,310 1.331 $86,418 $115,022

continued on next page
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Table 16. Existing Park Improvement Cost (continued)

ENR- Inflation Original

Replacement

Fixed Asset Year CCl Factor Cost Cost

Playground Equipment 2009 8,570 1.291 $148,452 $191,652
Bike Path Extension 2010 8,802 1.257 $624,539 $785,046
Chumuckla Comm. Center Extension 2010 8,802 1.257 $82,397 $103,573
Katrina Cottage (Senior Center) 2010 8,802 1.257 $90,966 $114,344
Pace Community Center 2012 9,308 1.188 $782,567 $929,690
Chumukla Springs Boat Ramp 2013 9,547 1.159 $334,156 $387,287
Equestrian Center 2014 9,806 1.128 $1,311,343 $1,479,195
Navarre Park Restroom (Visitor Ctr) 2014 9,806 1.128 $112,675 $127,097
Tiger Point Community Center 2014 9,806 1.128 $1,227,373 $1,384,477
Playground Equip. (Navarre) 2015 10,034 1.102 $176,882 $194,924
Bagdad Mill Structure 2016 10,338 1.070 $182,150 $194,901
Fishing Pier 2016 10,338 1.070 $139,995 $149,795
Landscaping 2016 10,338 1.070 $125,811 $134,618
Lighting 2016 10,338 1.070 $99,576 $106,546
Parking Lot 2016 10,338 1.070 $170,989 $182,958
Playground (Special Needs) 2016 10,338 1.070 $192,506 $205,981
Playground Equipment 2017 10,737 1.030 $161,977 $166,836
Playground Equip. (Optimist) 2018 11,062 1.000 $222,205 $222,205
Poured in Place Playground 2018 11,062 1.000 $127,971 $127,971
Restrooms 2018 11,062 1.000 $145,670 $145,670
Fidelis Park Reconstruction 2019 11,062 1.000 $126,360 $126,360
Subtotal, Buildings and Major Improvements $20,448,379  $30,004,890
Other Assets and Improvements n/a n/a n/a $5,134,042 $5,134,042
Total Parks Improvements $25,582,421 $35,138,932

Source: Original cost from fixed asset listings for Santa Rosa County, December 15, 2019; ENR-CCI is Engineering
News-Record Construction Cost Index (national); inflation factor is ratio of annual 2019 index to the annual index for
the year of acquisition or construction; replacement cost is original cost times inflation factor.

Dividing the total cost of existing park land and improvements by the number of park service units
represented by existing residential development in the unincorporated area results in a cost of $674
per equivalent dwelling unit to maintain the current park level of service, as shown in Table 17.

Table 17. Park Cost per Service Unit

I
Land $11,413,447
Improvements $35,138,932
Total Park Replacement Cost $46,552,379
+ Existing Park EDUs (Unincorp. Area) 69,055
Park Cost per Service Unit $674

Source: Land cost from Table 15; improvement cost from Table
16; existing park service units (EDUs) in the unincorporated area
from Table 13.
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Net Cost per Service Unit

As described in the Legal Framework chapter, impact fees should be reduced to account for new
development’s contribution toward the cost of remedying existing deficiencies or retiring outstanding
debt for existing facilities that are included in the existing level of service on which the fees are based.
The park fees calculated in this study are based on the existing level of service, and the County does
not have any outstanding debt on existing parks, so no such credits are warranted. While not
necessarily required, to be conservative this study provides credits for grant funding and County
expenditure of non-impact fee funds on capacity-expanding park improvements.

The County has received a number of grants for park improvements over the last five years. Based
on this recent history, future grant funding is estimated to be about $343,000 annually. At this rate,
new development is estimated to generate a net present value equivalent of $105 per park service unit
over the next 25 years.

Table 18. Park Grant Credit

Program Project Description Amount
LWCF Bagdad Mill Site Park Improvements || $400,000
CPI Bagdad Mill Site Park Restroom $30,000
LWCF Bagdad Mill Site Trail $196,438
RTP Bagdad Mill Site Trail $33,460
CPI Bagdad Mill Site Fishing Pier $30,000
FRDAP Benny Russell Park Expansion $250,000
FRDAP Bagdad Recreation Park Improvements $250,000
LWCF Fidelis Park $200,000
FRDAP Floridatown Park Improvements $50,000
DEO Miracle League Baseball Field $150,000
FRDAP Navarre Park Improvements $50,000
CPI Archie Glover Boat Ramp $75,000
Total Grant Funding, FY 2015-FY 2019 $1,714,898
+ Number of Years 5
Annual Park Grant Funding $342,980
+ Existing Park Service Units (EDUs) 69,055
Annual Grant Funding per EDU $4.97
x Net Present Value Factor (25 Years) 21.10
Park Grant Credit per EDU $105

Source: Grants from Santa Rosa County, December 29, 2019; existing EDUs
from Table 13; net present value factor based on discount rate of 1.35%, which
was the average national yield on AAA 20-year municipal bonds from
fmsbonds.com on March 3, 2020.

Over the past seven years, the County has spent about $1.7 million on improvements to Tiger Point
Park and Miracle Park, amounting to an average of $3.52 annually per existing park service unit. At
this rate, new development is estimated to generate a net present value equivalent of $74 per park
service unit over the next 25 years, as shown in Table 19.
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Table 19. Park Funding Credit

County Non-Impact Fee Park Funding, FY 2013 - FY 2019 $1,700,878
+ Number of Years 7
Annual County Park Funding $242,983
+ Existing Park Service Units (EDUs) 69,055
Annual County Park Funding per EDU $3.52
x Net Present Value Factor (25 Years) 21.10
Park County Funding Credit per EDU $74

Source: County non-impact fee funding from Santa Rosa County, March 1, 2020;
existing EDUs from Table 13; net present value factor based on discount rate of
1.35%, which was the average national yield on AAA 20-year municipal bonds from
fmsbonds.com on March 3, 2020.

Reducing the cost per service unit by the grant and funding credits per service unit leaves a park net
cost of $495 per service unit, as shown in Table 20.

Table 20. Park Net Cost per Unit
I

Park Cost per Service Unit $674
— Grant Credit per Service Unit -$105
— County Funding Credit per Service Unit -$74
Park Net Cost per Service Unit $495

Source. Cost per EDU from Table 17; grant credit from Table 18;
funding credit from Table 19.

Net Cost Schedule

The maximum park impact fees that can be adopted by the County based on this study are derived by
multiplying the EDUs associated with each dwelling unit type by the net cost per EDU. The maximum
park fees are shown in Table 21.

Table 21. Park Net Cost Schedule
EDUs/ Net Cost/ Net Cost/

Housing Type Unit Unit EDU Unit
Single-Family Detached Dwelling 1.00 $495 $495
Multi-Family Dwelling 0.94 $495 $465
Mobile Home Park Space 0.78 $495 $386

Source: EDUs per unit from Table 13; net cost per EDU from Table 20.

Santa Rosa County, Florida duncan|associates
Impact Fee Study 26 May 6, 2020



LAW ENFORCEMENT

The Sheriff’s Office provides law enforcement patrol in the unincorporated area and in the Town of
Jay. The County has not previously adopted impact fees for law enforcement. This report calculates
the potential law enforcement impact fees that could be charged to new development based on the
cost to maintain the existing level of service.

The Sheriff’s Office is also responsible for providing correctional facilities and court officers. These
are county-wide functions, whereas low enforcement patrol primarily serves the unincorporated area
(and the Town of Jay on a contract basis). Facilities attributable to county-wide Sheriff’s Office
functions are excluded from the fee calculations. The law enforcement impact fee would be assessed
only in the unincorporated area.

Service Units

In impact fee analysis, disparate types of development must be translated into a common unit of
measurement that reflects the impact of new development on the demand for new facilities. This unit
of measurement is called a “service unit.” There are two generally-accepted ways to measure the
demand for law enforcement: calls-for-service and functional population.

Calls-for-service is not as precise a measure of demand for law enforcement services as it might appear.
It is not uncommon that half of law enforcement calls cannot be attributed to a particular land use
type. Often, the land use categories used for recording calls are not as precisely defined and may not
be fully consistent with how impact fees are assessed. In addition, calls per unit of development for
various land use types are subject to rather extreme fluctuations over time. Even when averaged over
a number of years, the number of calls attributed to the various land uses tends to change significantly.
Compounding the fluctuation in call volumes by land use, calls per development unit are ratios of two
data sets, and estimates of the amount of existing development in the various land use categories are
also subject to change.

Functional population represent the number of full-time equivalent people at a land use, based on the
observation that demand for public safety facilities tends to be proportional to the number of people
present at the site of a land use. This study uses functional population as the law enforcement service
unit. Analysis indicates that functional population by land use and calls for service by land use are
reasonably similar. The main advantage of functional population is that the land use multipliers are
more stable than calls-for-service, and are less likely to change dramatically between periodic impact
fee updates.

Residential Service Units by Housing Type

For residential land uses, the impact of a dwelling unit on the need for capital facilities is generally
proportional to the number of persons residing in the dwelling unit. It is estimated that people spend
about two-thirds of their time at home and the rest of each 24-hour day away from their place of
residence. Functional population per dwelling unit by housing type is calculated in Table 22.
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Table 22. Residential Functional Population Multipliers

Persons/ Occupancy Func. Pop.

Housing Type Unit Factor per Unit
Single-Family Detached Dwelling 2.49 0.67 1.67
Mobile Home Park Dwelling 2.08 0.67 1.39
Subtotal, Single-Fam. Det./M.H.  Dwelling 2.44 0.67 1.63
Multi-Family Dwelling 1.51 0.67 1.01

Source: Persons per unit from Table 38 in Appendix B; occupancy factor estimated.

Nonresidential Service Units by Land Use

The functional population methodology for nonresidential uses starts with trip generation rates. The
number of daily trips is multiplied by the average vehicle occupancy to determine the total number of
persons going to the site each day. The number of employees is estimated from average employee
densities. Non-employees are the remaining persons going to the site. Employees are estimated to
spend eight hours per day at their place of employment, and visitors are estimated to spend one hour
per visit. Functional population per 1,000 square feet is derived by dividing the total number of hours
spent by employees and visitors during a weekday by 24 hours. The formula used to derive the
nonresidential functional population estimates is summarized in Figure 4.

Figure 4. Nonresidential Functional Population Formula

FUNCPOP/UNIT = (employee hours/1000 sf + visitor hours/1000 sf) + 24 hours/day
Where:

employees/1000 sf x 8 hours/day

Employee hours/1000 sf

Visitor hours/1000 sf = visitors/1000 sf x 1 hour/visit
Visitors/1000 sf = weekday ADT/1000 sf x avg. vehicle occupancy — employees/1000 sf
Weekday ADT/1000 sf = one-way avg. daily trips (total trip ends + 2)

Using the formula above and trip generation rates from the T7ip Generation Manual, vehicle occupancy
rates from the National Household Travel Survey and employee densities from the U.S. Department of
Energy, nonresidential functional population estimates are calculated per 1,000 square feet of gross
floor area. Table 23 presents the results of these calculations for the nonresidential land use categories.
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Table 23. Nonresidential Functional Population Multipliers

Trip Persons/ Employees/ Visitors/ Functional

Rate Trip Unit Unit Pop./Unit
Retail/Commercial 1,000 sq. ft. 7.93 1.91 1.02 14.13 0.93
Office 1,000 sq. ft. 4.48 1.27 2.31 3.38 0.91
Industrial 1,000 sq. ft. 1.79 1.27 1.05 1.22 0.40
Warehouse 1,000 sq. ft. 0.80 1.27 0.43 0.59 0.17
Mini-Warehouse 1,000 sq. ft. 0.69 1.27 0.01 0.87 0.04
Public/Institutional 1,000 sq. ft. 2.95 1.84 1.11 4.32 0.55

Source: Trip rates are the product of trip generation and new trip factors from Table 7 in the Road chapter; persons/trip
is average vehicle occupancy from Federal Highway Administration, Nationwide Household Travel Survey, 2017;
employees/unit from U.S. Department of Energy, Commercial Buildings Energy Consumption Survey, 2003;
visitors/unit is trips times persons/trip minus employees/unit; functional population/unit calculated based on formula
from Figure 4.

Service Unit Summary
The residential and nonresidential functional population multipliers by land use type are summarized
in Table 24.

Table 24. Summary of Functional Population Multipliers

Functional
Land Use Unit Pop./Unit
Single-Family Detached* Dwelling 1.63
Multi-Family Dwelling 1.01
Mobile Home Park Space 1.39
Retail/Commercial 1,000 sq. ft. 0.93
Office 1,000 sq. ft. 0.91
Industrial 1,000 sq. ft. 0.40
Warehouse 1,000 sq. ft. 0.17
Mini-Warehouse 1,000 sq. ft. 0.04
Public/Institutional 1,000 sq. ft. 0.55

* includes mobile home not in a mobile home park

Source: Residential multipliers from Table 22; nonresidential multipliers
from Table 23.

Total existing functional population in the law enforcement service area (unincorporated area and
Town of Jay) is shown in Table 25.

Table 25. Existing Functional Population in Law Enforcement Area
Existing Func. Pop./  Functional

Land Use type Units Unit Population
Single-Family Det./M.H. Dwelling 63,839 1.63 104,058
Multi-Family Dwelling 7,032 1.01 7,102
Retail/Commercial 1,000 sq. ft. 5,840 0.93 5,431
Office 1,000 sq. ft. 2,324 0.91 2,115
Public/Institutional 1,000 sq. ft. 3,620 0.55 1,936
Industrial 1,000 sq. ft. 2,248 0.40 899
Warehouse 1,000 sq. ft. 1,815 0.17 309
Mini-Warehouse 1,000 sq. ft. 1,456 0.04 58
Total 121,908

Source: Existing units are sum of unincorporated area and Town of Jay from Table 35 and
Table 36 in Appendix A; functional population per unit from Table 24.
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Cost per Service Unit

The law enforcement impact fee is based on the overall level of service provided by Sheriff’s Office
facilities and equipment related to law enforcement patrol. Such facilities include the portion of the
Sheriff’s administrative offices in the Sheriff/Jail complex attributable to law enforcement functions,
district offices on County-owned property, and other law enforcement buildings and improvements.
The level of service used in developing the impact fees in this study is the ratio of the replacement
value of existing facilities and equipment to the total service units in the service area.

The portion of Sheriff’s Office facilities related to administration is estimated based on the relative
number of officers assigned to law enforcement patrol. As can be seen in Table 26, law enforcement
patrol accounts for 58.9% of assigned officers.

Table 26. Sheriff's Officers by Function

Number Percent

Law Enforcement Patrol Officers 192 58.9%
Court Security Officers 121 37.1%
Corrections Officers 13 4.0%
Total Sheriff's Officers 326 100.0%

Source: Santa Rosa County Sheriff's Office, March 5, 2020.

The Sheriff’s Milton Road complex contains the Sheriff’s administrative facilities, as well as the jail
and other law enforcement buildings. The portion of the administrative square footage allocated to
law enforcement is based on the relative number of officers, and the acreage of the property allocated
to law enforcement is based on the allocated building square footage. As shown in Table 27, the
complex contains 27,729 square feet of buildings and 15.99 acres of land that can be attributed to law
enforcement patrol.

Table 27. Law Enforcement Share of Milton Road Complex

Sheriff Administration Sq. Feet 29,000
X % Attributable to Law Enforcement 58.9%
Law Enforcement Administration Sq. Feet 17,081
Other Law Enforcement Sq. Feet 10,648
Total Law Enforcement Sq. Feet at Milton Rd Complex 27,729
Law Enforcement Sq. Feet at Milton Rd Complex 27,729
+ Total Milton Rd Sheriff's Complex Sq. Feet 144,813
Law Enforcement Share of Sq. Feet 19.1%
x Milton Rd Sheriff's Complex Acres 83.72
Law Enforcement Acres at Milton Rd Complex 15.99

Source: Building square feet and acres from Santa Rosa County, January 20, 2020;
percent of administrative space attributable to law enforcement based on number
of officers from Table 26.
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The inventory of existing facilities is shown in Table 28. The facility inventory excludes properties
with leased facilities and any portion of Sheriff facilities used for or attributable to county-wide
functions, such as cotrrections ot couft setrvices.

Table 28. Law Enforcement Facility Inventory

Land Square Insured
Building Address Acres Cost Feet Value
Sheriff's Administration 5755 E Milton Rd n/a n/a 17,081 $3,661,808
Crime Scene Office 5755 E Milton Rd n/a n/a 5,148 $612,600
GPS Office 5755 E Milton Rd n/a n/a 1,000 $54,800
K-9 Office 5755 E Milton Rd n/a n/a 1,000 $36,100
AIM Office 5755 E Milton Rd n/a n/a 500 $49,896
District 4 Patrol Office 5755 E Milton Rd n/a n/a 1,000 $67,000
Shooting Range Office 5755 E Milton Rd n/a n/a 500 $126,200
Shooting Range Classroom #1 5755 E Milton Rd n/a n/a 750 $30,400
Shooting Range Classroom #2 5755 E Milton Rd n/a n/a 750 $29,550
SRSO Tower 5755 E Milton Rd n/a n/a 0 $357,000
Sheriff Storage Tank 10k gallons 5755 E Milton Rd n/a n/a 0 $29,000
Subtotal, E Milton Rd Sheriff/Jail Site 15.99 $302,179 27,729 $5,054,354
Sheriff's Equipment Warehouse 7999 Armstrong Rd n/a n/a 19,250 $2,536,500
Sheriff's Substation 8597 High School Rd 0.50 $9,431 1,500 $192,770
Navarre Sheriffs Stg Bldg 8597 High School Rd n/a n/a 500 $25,000
Law Enforcement Total 16.49 $311,610 48,979 $7,808,624

Source: Building costs are insured values from Santa Rosa County, January 20, 2020; law enforcement shares of administration facilities
and land in the Milton Road complex from Table 27; land cost based on park cost per acre from Table 15.

The cost per service unit is determined by dividing the replacement cost of existing law enforcement
facilities, land, and vehicles and equipment by the total number of law enforcement service units. As
shown in Table 29, dividing the replacement cost by the existing service units yields a cost of $293 per

functional populatio

1.

Table 29. Law Enforcement Cost per Service Unit

Building Replacement Value $7,808,624
Land Cost $311,610
Vehicle and Equipment Replacement Value $27,596,370
Total Replacement Value $35,716,604
+ Existing Service Units (Uninc. Area + Jay) 121,908
Law Enforcement Cost per Service Unit $293

Source: Building and land cost from Table 28; vehicle and equipment cost is
original cost from fixed asset listings for Santa Rosa County, December 15,
2019, adjusted for cost inflation by the ratio of the annual 2019 index to the
annual index for the year of acquisition or construction; existing service units
from Table 25.
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Net Cost per Service Unit

As described in the Legal Framework chapter, impact fees should be reduced for new development’s
contribution toward the cost of remedying existing deficiencies or retiring outstanding debt for
existing facilities that are included in the existing level of service. However, this study bases the law
enforcement fees on the existing level of service, and the County does not have any outstanding debt
related to law enforcement.

While not necessarily required, this study provides credits for historical County funding and grants for
law enforcement capital improvements. Over the last five years, the County has spent or acquired
grants for capacity-related improvements and equipment in the amount of about $260,000 a year,
which translates to $2.13 annually per existing service unit. At this rate, new development could be
expected to pay the present value equivalent of $45 over the next 25 years as shown in Table 30.

Table 30. Law Enforcement Funding Credit

County Funding for New Vehicles $1,132,000
County Funding for New Technology $97,100
Grant Funding for Equipment $69,000
Law Enforcement Capital Funding, Last 5 Years $1,298,100
+ Number of Years 5
Annual County Capital Funding $259,620
+ Existing Service Units (Functional Population) 121,908
Annual County Funding per Functional Population $2.13
x Net Present Value Factor (25 Years) 21.10
Law Enforcement Funding Credit per Func. Pop. $45

Source: Funding and grants over the last five years from Santa Rosa
Sheriff's Office, February 26, 2020; existing functional population from Table
25; net present value factor based on discount rate of 1.35%, which was
the average national yield on AAA 20-year municipal bonds from
fmsbonds.com on March 3, 2020.

Subtracting the credit for anticipated non-impact fee funding from the cost per service unit yields the
net law enforcement cost of $248 per service unit, as shown in Table 31.

Table 31. Law Enforcement Net Cost per Service Unit

Law Enforcement Cost per Service Unit $293
— County Funding Credit per Service Unit -$45
Net Law Enforcement Cost per Service Unit $248

Source: Cost per EDU from Table 29; funding credit from Table 30.
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Net Cost Schedule

The maximum law enforcement fees that can be adopted by the County based on this study are derived
by multiplying the service units (functional population) associated with each land use type by the net
cost per service unit, as shown in Table 32.

Table 32. Law Enforcement Net Cost Schedule
Func. Pop./ Net Cost/ Net Cost/

Housing Type Unit Func. Pop. Unit

Single-Family Detached* Dwelling 1.63 $248 $404
Multi-Family Dwelling 1.01 $248 $250
Mobile Home Park Space 1.39 $248 $345
Retail/Commercial 1,000 sq. ft. 0.93 $248 $231
Office 1,000 sq. ft. 0.91 $248 $226
Industrial 1,000 sq. ft. 0.40 $248 $99
Warehouse 1,000 sq. ft. 0.17 $248 $42
Mini-Warehouse 1,000 sq. ft. 0.04 $248 $10
Public/Institutional 1,000 sq. ft. 0.55 $248 $136

* includes mobile home not in mobile home park

Source: Functional population per unit from Table 25; net cost per functional population from Table
31.
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APPENDIX A: EXISTING LAND USE

The amount of existing residential and nonresidential development is an important input into an
impact fee analysis, because it is critical to determining the existing levels of service for the various
types of facilities.

Residential

The most reliable estimates of existing residential development can be developed from Census data
and building permit records. Available Census data come from the 2010 Census and the annual
American Community Survey (ACS) conducted by the Census Bureau for Santa Rosa County. The
2010 Census data are 100-percent counts, but are limited to all housing units, with no breakdown by
housing type.

The 2010 Census counts of total dwelling units by jurisdiction are displayed in Table 33. Only about
10% of existing housing units were located within the jurisdictional boundaries of the three

municipalities in 2010.

Table 33. Existing Housing Units by Jurisdiction, 2010

Jurisdiction Units Share
City of Gulf Breeze 2,673 4.1%
Town of Jay 264 0.4%
City of Milton 4,021 6.2%
Unincorporated Area 57,802 89.3%
Total, Santa Rosa County 64,760 100.0%

Source: 2010 U.S. Census, 100% counts (SF-1 dataset for
jurisdictions within Santa Rosa County, Florida.

The most recent ACS data is a 5-year compilation of annual 1% surveys conducted in 2013 through
2017, representing a 5% sample. The sample microdata (where each record contains the characteristics
of an individual dwelling unit) indicate that the county-wide distribution of housing units between
single-family detached (including mobile homes) and multi-family units is as shown in Table 34.

Table 34. Distribution of Dwelling Units by Housing Type

Sample Total % of
Housing Type Size Units Units
Single-Family Detached 2,334 53,5634 77.4%
Mobile Home 324 7,805 11.3%
Subtotal, Single-Family Det./Mobile Home 2,658 61,339 88.7%
Multi-Family 270 7,827 11.3%
Total 2,928 69,166 100.0%

Source: U.S. Census Bureau, American Community Survey, 5% sample microdata
collected in 2013-2017 for Santa Rosa County (Public-Use Microdata Area 11300).
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Appendix A: Existing Land Use

Combining the 2010 housing unit estimates with the new units permitted in the last ten years yields
the estimates of current housing units by type and jurisdiction presented in Table 35.

Table 35. Existing Housing Units by Type, 2020

2010 10-Year 2020
Housing Type Est. Permits Est.
Single-FamilyDet./MH 51,270 12,323 63,593
Multi-Family 6,532 470 7,002
Subtotal Unincorporated Area 57,802 12,793 70,595
Single-FamilyDet./MH 3,567 361 3,928
Multi-Family 454 93 547
Subtotal, City of Milton 4,021 454 4,475
Single-FamilyDet./MH 2,371 155 2,526
Multi-Family 302 0 302
Subtotal, City of Gulf Breeze 2,673 155 2,828
Single-FamilyDet./MH 234 12 246
Multi-Family 30 0 30
Subtotal, Town of Jay 264 12 276
Single-FamilyDet./MH 57,442 12,851 70,293
Multi-Family 7,318 563 7,881
Total, County-Wide 64,760 13,414 78,174

Source: Total 2010 units for each jurisdiction from Table 33, number of 2010 units
by housing type for each area estimated based on county-wide distribution of units
from Table 34; new units built 2010-2019 from Santa Rosa County, January 17,
2020.

Nonresidential
Estimates of existing nonresidential building floor area, in square feet, were derived from current Santa
Rosa County Property Assessor records by jurisdiction for six generalized land use categories, as

summarized in Table 36.

Table 36. Existing Nonresidential Building Square Feet

Unincorp. Gulf County

Land Use Area Milton Breeze Jay Total

Retail 5,625,630 1,377,947 681,675 213,940 7,899,192
Office 2,264,294 1,085,097 341,776 59,787 3,750,954
Public/Institutional 3,358,862 956,173 712,398 161,066 5,188,499
Industrial 2,244,988 46,039 5,680 3,209 2,299,916
Warehouse 1,495,126 101,580 0 319,611 1,916,317
Mini-Warehouse 1,446,024 185,631 99,880 10,379 1,741,914
Total 16,434,924 3,752,467 1,841,409 767,992 22,796,792

Source: Santa Rosa County, January 15, 2020.
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APPENDIX B: RESIDENTIAL OCCUPANCY

The average number of persons residing in different types of housing units is a key input into impact
fee analysis, because the impact on facilities is often directly related to the number of people. This
can be measured for different housing types in terms of either average household size (average number
of persons per occupied dwelling unit) or persons per unit (average number of persons per dwelling
unit, including vacant as well as occupied units).

The most robust and current available data on residential occupancy comes from the 2010 U.S. Census
and the annual American Community Survey (ACS) conducted by the Census Bureau. The 2010
Census data are 100-percent counts, but are limited to all housing units, with no breakdown by housing
type. The ACS data come in two forms, tabular data provided on the Census Bureau’s website, and
downloadable microdata. The most robust and current data sample is a 5-year compilation of annual
1-percent surveys conducted in 2013 through 2017. The tabular data are available both county-wide
and for individual municipalities, while the microdata are only available county-wide. An analysis of
the tabular data reveals no difference in overall average household between municipalities and the
unincorporated area. Because the tabular data do not match the impact fee housing categories (single-
family detached and attached units are combined in the tabular data), county-wide microdata is used.

The most current Census data on average household size for Santa Rosa County is summarized in
Table 37.

Table 37. Average Household Size by Housing Type

Sample Occup. Household Average

Size Units Population HH Size
Single-Family Detached 2,212 48,667 133,468 2.74
Mobile Home 285 6,355 16,270 2.56
Subtotal, Single-Family Det./Mobile Home 2,497 55,022 149,738 2.72
Multi-Family 211 5,685 11,823 2.12
Total 2,708 60,607 161,561 2.67

Source: U.S. Census Bureau, American Community Survey 2013-2017 weighted 5% sample microdata for
Santa Rosa County, Florida.

The average number of persons per unit from the Census survey data are shown in Table 38.

Table 38. Persons per Unit by Housing Type

Sample Total Household Persons
Housing Type Size Units Population per Unit
Single-Family Detached 2,334 53,634 133,468 2.49
Mobile Home 324 7,805 16,270 2.08
Subtotal, Single-Family Det./Mobile Home 2,658 61,339 149,738 2.44
Multi-Family 270 7,827 11,823 1.51
Total 2,928 69,166 161,561 2.34

Source: U.S. Census Bureau, American Community Survey 2013-2017 weighted 5% sample microdata for
Santa Rosa County, Florida.
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APPENDIX C: LAND USE DEFINITIONS

Definitions for the land use categories used in this study are provided below. These definitions are
intended to assist County staff in classifying proposed developments and assessing appropriate impact
fees. If these definitions are adopted by ordinance or resolution, they should be accompanied by a
disclaimer that they only apply to interpretation of the impact fee schedule.

Single-Family Detached means a building containing only one dwelling unit, including a mobile
home not located in a mobile home park.

Multi-Family means a building containing two or more dwelling units. It includes duplexes,
apartments, residential condominiums, townhouses, and timeshares.

Multi-Family, Low-Rise means a multi-family building with up to two stories.
Multi-Family, Mid-Rise means a multi-family building with three or more stories.

Mobile Home/RV Park means a patcel (or portion thereof) or abutting parcels of land designed,
used or intended to be used to accommodate two or more occupied mobile homes or recreational
vehicles, with necessary utilities, vehicular pathways, and concrete pads or vehicle stands.

Retail/Commercial means an integrated group of commercial establishments planned, developed,
owned or managed as a unit, or a free-standing retail or commercial use. A retail or commercial use
shall mean the use of a building or structure primarily for the sale to the public of nonprofessional
services, or goods or foods that have not been made, assembled or otherwise changed in ways
generally associated with manufacturing or basic food processing in the same building or structure.
This category includes but is not limited to all uses located in shopping centers and the following
typical types of free-standing uses:

Amusement park

Bank

Camera shop

Car wash

Convenience store
Department store
Discount store

Florist shop

Health or fitness club
Hobby, toy and game shop
Hotel

Laundromat

Laundry or dry cleaning
Lawn and garden supply store
Marina

Massage establishment
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Appendix C: Land Use Definitions

Motel

Movie theater

Music store

Newsstand

Racetrack

Recreation facility, commercial
Restaurant

Service station

Specialty retail shop

Used merchandise store
Variety store

Vehicle and equipment rental

Office means a building exclusively containing establishments providing executive, management,
administrative, financial, medical or professional services, and which may include ancillary services for
office workers, such as a restaurant, coffee shop, newspaper or candy stand, or childcare facilities. It
may be the upper floors of a multi-story office building, excluding ground floor retail uses. Typical
uses include offices for medical services, real estate, insurance, property management, investment,
employment, travel, advertising, secretarial, data processing, telephone answering, telephone
marketing, music, radio and television recording and broadcasting studios; professional or consulting
services in the fields of law, architecture, design, engineering, accounting and similar professions;
interior decorating consulting services; and business offices of private companies, utility companies,
trade associations, unions and nonprofit organizations. This category does not include an
administrative office that is ancillary to a principal commercial or industrial use of the site.

Public/Institutional means a governmental, quasi-public or institutional use, or a non-profit
recreational use, not located in a shopping center or separately listed in the impact fee schedule. Typical
uses include schools, colleges, day care centers, hospitals, nursing homes, churches, prisons, city halls,
courthouses, post offices, jails, libraries, fire stations, museums, military bases, airports, bus stations,
parks and playgrounds.

Industrial means a facility primarily intended for the production or assembly of goods, processing of
foods, mining of raw materials, or similar activities. Typical uses include factories, welding shops,
wholesale bakeries, and water and wastewater treatment plants.

Warehouse means an establishment primarily engaged in the display, storage and sale of goods to
other firms for resale, as well as activities involving significant movement and storage of products or
equipment. Typical uses include wholesale distributors, storage warehouses, moving and storage
tirms, trucking and shipping operations and major mail processing centers.

Mini-warehouse means an enclosed storage facility containing independent, fully enclosed bays that
are leased to persons for storage of their household goods or personal property.
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